
CITY TFW
DËVELOPMENT SERVICES

Inneswood Estates Final plat

File No.: FP16-00002

STAFFREPORT

Jamary 26,2017

Applicant: Glenn Sprague
Core Design
14711 NE 29ú place

, Suite l0l
Bellevue, WA 98007
phone: (425) g8S_7877

Email: gxs@coredesigninc.com

Staff Contacts: Christopher Wright, project Oversight Manager
phone: 425_837_3093
Email : chrisw@issaquahwa. sov

Doug Schlepp, Engineer
phone: 425_837_3432
Email: dschlepp@issaquahwa.eov

Request: Final plat approvar for the subdivision ofa 4.33 acre site into r0 single-
family residential lots with associated roadways, ut ities and sto.m*at",
management. One critical area hact will be set aside and permanent open
space in a Native Growth protection Easement.

Location: The project site is located at r0ú place Nw, at the east end of NWpickering place and N-W Inneswood place.

The site is 
'ocated 

in trre sE % of the NW % of Section 2g, Township 24N,
Range 6E, W.M. See Vicinity Map, Exhibit l.

Existing Land use: parcer has been creared and graded; roads and ut ities have been
constructed. Model home building permits a¡e under review.

FP16-00002 EXH|BtT I
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Surrounding Land Uses:

North: Undeveloped, including steep slope/t¡ee retention tract. To the northwest is single
family residential development and the Pickøing Hills neighborhood.

South: Single family residential, Morgan's View.

East: Undeveloped, steep slope/tree retention tract. Future site of Inneswood Multifamily.
'West: Single family residential, The Woods/kureswood neighborhood.

Zonrng: Single Family Suburban (SF-S)

Comprehensive Plan: Low Density Residential

1. Proiect Descrintion

The 4.33 acre site is proposed to be subdivided into 10 single-family residential lots with
associated ¡oadways, utilities and stormwater management. One critical area tract will be set
aside and permanent open space in a Native Growth Protection Easement.

Access to the development will be from a new road that was constructed for the Pickering Hílls
neighborhood, NW Pickering Place, and from an existing road through the Woods at Issaquah
neighborhood, NW Inneswood Place. The new road for the plat, 10ú Place NW will be private,
but includes ar access easement dedicate.d to the City oflssaquah.

2. Background

An open record public hearing was held on the Inneswood Estates Preliminary Plat on March 25,
2015. The City's Hearing Examiner approved the preliminary plat with the Findings,
Conclusions and Decision issued on April 10, 2015 (Exhibit 5).

Plat infrastructure construction was started in July 2016. The applicant will provide a
performance bond (To be submitted at the Public Meeting as Exhibit 8) for the uncompleted plat
improvements.

1- Prrhlic Nofice

The Issaquah Municipal Code (IMC) requires a public meeting for a final plat (modified Level 4
review) and requires notification to parties of record. Notice of the public meeting was sent to
parties of record of the Hawk Estates preliminary plat on January 12,2017, see Exhibit 7.

4- Sfete Fl,nvironmenfâl Policv Acf ISEPAI

The preliminary plat went through SEPA environmental review and the mitigation measures
were applied as preliminary plat conditions of approval. See section below on compliance with
preliminary plat conditions. No additional SEPA review is required for a Final Piat.
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IMC 18' 13' Sections ' 180 - .340, identifies submittal requirements for final plats, administrative
:T:1-93i:",tons, completion of imr^r9velenrs, desijr and revie* 

"iiãpî*"_ärr,ä"f"oølmprovements, review and reco¡ding of the final plat.
18.13.200 Admínistrative revíew of linat otats.

+, upon receipt of afinarprat and a, 
^requíred 

inþtmation, it sha, be revíewed by thePlanning staff. once a deteimination of cimptetmír, o*.d 
"u1¡i"rercy 

has been determined theapplication shall be.þrwarded to att ðity dipartm"nt' ji, ,erin*. Notice of the apprícation sha¡be maíled out to a parties-of-record foí thi preriminiry pk1 The pranning Diràitor/Managershall prepare a report, incruding an opp-piot" *"olikin¿otnn, and transnit the documents tothe Hearing Exam¡ner.IMC I g.j 3.2\Tinciudes cr¡teriø for admintstrative review offinar ptats:

*¡drnq The ninal plat appricatio¡ was.determined comprete and sufficient on July 12,2016.The application has been reviewed by city departm"nt riãr. The Final plat notice of appricationand public meering notice were mailed aad/oiemail.¿ t" aìpJi-i"öoi"i'o*t". 
"iïä*o ""Jarnary 12,2017 (EvJ.,ibit 7), with an updated Site plan sent out on January 17,2017.

B' The Hearing Examíner sharr reuiew the finar prat and aü documents inctuding any pubriccomments and aptrzrove the final plat if the finat plat:
l' Except for minor modifcations under IMC Ig-13-160, Modífication of an approved

final ís consistent with the approved preliminary ptat: and
2. Is cowistent with the provisions of this title and Chapter Sg.I7 RCW

c' Minor Devíariotts from prerininary prat: unress afnar prat meets the requirements.[or
minor deviations as outlined below, the proposed f,nat pîat witt be pro""r;"à;;';!;
pre I iminary plat appl i caÍion :

1. The Hearing Examiner may approve afinal plat that is dffirent from the preliminaryplat if rhe change:

a. Does not increase the number oflots; andb. Does not decrease any lot size iy more than ten (10) percent; andc' Does not substantiauy arter the rocation or nature of any improvements or anyother element of the subdivision; andd. Does not significantly alter the subdivisíon.
2' Fínal plats with òhanges that do not meet the criteria for minor deviations must beprocessed as new preliminary plaß. (Ord. 2596 S 3 ¡Zrn. A4, ZOìO¡. 

- * *

Einding: The final plat meets the requirements or threshords for mino¡ deviations from thePreliminary PIat and therefore may bì processed a, ei"¿ plæ.

Section 7 below, evaluates the status of alr the p¡eliminary plat approvar conditions, todemonstrate that the Final plat meets the preliminary piæ [naitions.
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RCW 58.17.140 establishes the time perìod for an applicant to submit a Preliminary Plat for
Final Plat approval: þ) A final plat meeting all requirements ofthis chapter shall be submitted
to the legislative body of the city, town, or county for approvdl within ten years of the date of
prelimindry plat approvøl if the project is not subject to requirements adopted under
chapter 90.58 RCW and the date of prelímínary plat approval ís on or before December 31,
2007.

Findine: The subject proposal meets thìs provision; the preliminary plat was approved by the
Hearing Examiner on April 10, 2015. City code expires a preliminary plat seven (7) years after
approval (lMC I 8. 13.170.A).

RCW 58.17.140: 1) W'hen the legislative body of the ci6t, town or county finds that the
subdívisíon proposed for final plat approval conforms to all terms of the preliminary plat
dpprovaL and that said subdívisíon meeß the requirements of thß chapter, other applicable state
laws, and any local ordinances adopted under this chapter which were ín effect at the ti.me of
preliminary plat approval, it shall suiøbly ínscribe and execute its written approval on the face
of rhe plat.

Findine: Thê final plat conforms to conditions of the preliminary plat (See Section 7 below),
meets the subdivision requirements ofRCW 58.17, and other applicable state laws and local
ordilìances.

RCW 58.17.150: Each prelimínary plat submÌtted for final øpprovat oJ the legislative body shatl
be accompanied by the following agencies' recommendations for approval or disapproval:

(l) Local health department or other agency fumíshing sewage disposal and supplying water
as to the adequacy of the proposed means of sewage disposal and water supply;

(2) Local planníng agency or commission, charged wíth the responsibility of reviewing plats
and subdivisions, as to complíance with all terms of the preliminary approval of the proposed
plat subdìvÌsion or dedícatíon:

(3) Cily, town or county engineer.

Findine: The Development Service Deparhnent (includes planning and engineering) has
reviewed the Final Plat for compliance with the preliminary plat approval conditions (See
Section 7).

RCW 58. i7.100 provides factors to be considered for approval or disapproval of subdivisions:
(1) The city, lown, or county legislative body shall inquire into the public use and interest proposed to be
served by the establishment of the subdivision and dedication. It shall deterntíne: (a) If appropriate
provisions are made for, but not limited to, the public health, safety, and general welfare, for open
spaces, drainage ways, streets or roads, alleys, other public ways, transìt stops, potable water supplies,
sonitary wastes, park and recreation, playgrounds, schools and schoolgrounds, and shall consider all
olher relevant facts, including sidewalks and other plann@features that assure safe walking condîtions

for students who only walk to and from school; and þ) whether the public interest witt be sened by the
subdív is io n and d.edicat ion -

The Hearing Examiner conclusions on approval of the Preliminary Plat (#1) stated:

"With conditions, appropriate provisions will be made for the public health, safety, and general
welfa¡e, and appropriate provisions will be made for open spaces, drainage ways, streets, hansit
stops, potable water supplies, sanitary waste, parks and recreation, schools and school grounds
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a¡d all other relevart facts." (Hearing Examiner preliminary plat Findings, conclusions, and
Decision, page 12 of 16, Exhibit 5)

The following conditions from the providence Ridge preliminary plat @pl3-00005) apply to this
Final Plat:

L All cited geotechnical design requirements, recommendations, and development
practices specified in the Icicle creek geotechnical reports shall be followôd.

Findine: Desigrì requirements applicable to the plat infrastructure were reviewed and
approved through the site work permit, swl5-00031. Lot-specific geotechnical reports
rvill be reviewed and approved with each Building pennit.

2 Detailed design of structures and retaining walls shall be reviewed for compliance
with code criteria in IMC 18.10.580, prior to issuance of bu ding or constrirction
permits.

Finding: site civil design utilized and incorporated the geotechrical design requirements,
recommendations and development practices as specified in the geotechnical rþoÍs. The
studies were available and rwiewed by city staff during the reviãw of constucdon permits.
A separate site work Perniq sw16-00017, was reviewed and approved for the raaining wall
that abuts Lots I t}rough 4.

3. The Applicant shall submit a geotechnical report evaluating specific building plans
and grading plans prior to the issuance of construction uoo roilaiog p".mits] ïne
geotechnical report shall follow city of Issaquah Development servicìs "soils
Report Requirements.r' A third-party independent review of the geotechnicar report
may be required at the Applicant's expense.

Findine: A foundation soils report by a licensed wA state geotechnical engineer will be
required at the time of each single family building permit submittal. A peJr review of the
submitted soils report by a second engineer may bé required on some siies.

4. The lS-foot b¡il¡Iing setback required from the reduced steep slope buffer extends
onto the back of several lots (Lots 1, 2,31 5, 6, g, 9). No structures or retaining
walls-over 4 feet in height are allowed within the building setback. This restri"ction
shall be noted on the Final PIat.

Findine: The note prohibiting structures in the l5-foot BSBL for those lots has been
added as Plat Note No. 5 on Sheet 2 ofthe Final plat drawings.

I The retaining wall along the north portion of the site would be between 14 anil 19
feet in height rhe wall may be visible from Ne\ port wây Nw and other areas and
result in aesthetic impacts.-The height of the wall may be reduced by breaking it up
into a 2-tier wall. The Applicant shall work with the Deveropment Slrvice
Department to minimize the effective height of the retaining wall.

Finding: The structural and aesthetic design of the retaining wal I was reviewed and
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approved through the Site Work Permit, SW16-00017.

6. Tract A shall be preserved as a critical areâ,/open space tract, protect¡ng vegetâtion
and precluditrg development in perpetuity. This shall be noted on fhe Final plat.

Findine: The note preserving Tract A as cÎltical arealopen space has been added as plat
Note No. 3 on Sheet 2 of the Final Plat drawings. As conditioned below, additional
language will be added to the plat defining Tract A as a Native Growth protection
Easement.

7. Approved tree protection measures for trees in Tract A must be in place. prior to
any construction or demoliton activities and installed in conjunction with limits of
clearing and grading delineation. clearing and grading shall be outside the critical
root zone of signifìcant trees in Tract A to the extent possible. This may require
adjusting clearingi grading limits back from the rear of the lots.

Finding: Tree protection measures we¡e reviewed, approved and subsequently inspected
ttrough the Site Work Permit, SW15-00031.

& After rough clearing and gra¡ling, the edge or boundary between Tract A and the
residential lots shall be evaluated for hazard trees. If removal of hazard trees is
necessary in Tract A, the City may require replacement tree plant.ng along the
edge of Tract A.

Findine: Upon construction ofthe single family residences, ifhaza¡dous trees are
identified and rernoved, replacement trees may be required.

9. Túe Applicant should mitigate for potential impacts on public services with a
voluntâry contribution for the General Government Buildings and police
Mitigation Fees. Applicant objections to the voluntary palment should be made
during the SEPA comment period. The mitþation fee is to be paid prior to
issuance of building permits and the actual fee amount is determined at that
time.

Findine: The mitigation fees for General Govemment Services and police Services
will be paid upon issua¡ce of the Building Permits for each lot.

10. The Applicant shall notify future buyers of lots, through a mechanism acceptable to
the DSD Director, that the steep slope buffer was reduced and that development has
occurred within fifty (50) feet of the steep slope, prior to issuance of Building
Permits.

Findine: The city has reviewed the template fo¡ this form, and the required document will
be required prior to issuance of the Building Permits for each lot.

11. The Applicant shall execute an agreement which indeninifÌes and holds the City
harmless for development within fifty (50) feet of the steep slope, required prior to
issuance of Building Permits.
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Härå,ïrtffÏt Not to Sue will be required to be submitted with each Building

12 The Appricant shall provide a 
'S-foot 

wide landscape buffer along the west edgeof Lots 9 and I0 ir order 
.ro.mir¡gate 

tililJll;rii"r impacs on rhe abunineproperries. The appricant shar frovide u r¡-roãiìi¿e ñ;õ; #;i;î:the wesr edge of Tracr D servinjlots zrh.-;"gh ;;;r,il;f;;tü:;äJ;"".parking lane.

Findine: The required landscape buffers have been provided and are reflected on theFinal Plat drawings.

13' The Appricant shat appry for a site work permit to construct the roads, ut'itiesand gra¡ring of rhe lots. A finar pl"t,""i;;iüì;i;; afrer subdivisioninfrasrructure h¿s been insraüeã 
". 

bñ;j;;;.îr ro recording.
Findine: The Site wo¡k permit, sw15-00031, has been issued to construct ¡oads, utilitiesand grading of the lots. plat impro""-"r"rú1;";-nä y"t t""n 

"omprered 
(deferred

ï11-":"-*1.):'l beinclurtect in th";;;f;;;il;; as a'owed in rMC 18.13.280. rhermprovements that are bonded, the values ofthos" irnp.ouern"nt., and the approval letter bythe pubtic Works Directors *iit U" p.ouiãJ;Ë_tdü;.
14' Bu'ding setbacks and a40 percent impervious surface rimit shaa be met on each ofthe residenrial tots and thii ïil b" .;;;;;i"in"a ,oirn buitding permits.

Finding Maximum impervious surface coverage and building setbacks will be rev¡ewe¿and approved by the Development so"r""r o"i*À"nt *ith each of the building permits.
15 The Applicant sha, construct or bond for the trail segment through parcer A andTract A prior to recording thepr.tt-i";ry;ilïïaügnment of the tra' sharl bedetermined in the field roãvoid-imp".,r t;"ï;";;es and vegeration and ro besr

T:"--.31:t" rle-ropography. Future nainren"o& of tn" t uil shall be theresponsibility ofthe homeowners' association. rr,E tlc

Findine: As the trair has not yet been constructed, the applicant wilr need to bond for it-as conditioned berow. Easernent prou¡sion ñã. ã,'*itåiz 
"i,:r" nìi,,i"î"""ï,iTl o;Inneswood HoA will beresponsibf" ø.^uintàä""ãiiñ" o"il.

16 The 2'-foot emergency turnaround easement provided between Lots 7 and g sha, besigned for "No Parking Fire Lane.'r
Findins The no parkine sien was shown in the site work permit prans, swr 5-0003 r, andwill be installed as ..quirøl

17' street righting fixtures sharl be selected to minimize right ând grare impacts onadjacent properties.

Findins: Plat Note No. 6. on Sheet 2 ofthe plat, has been added. The proposed streetlighting has been reviewá and approved #t ,üJil \Ãäîì. ,"r_,,, sw15_0003 1 .
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1& Alignment and construction of the stormwater line through rract A shâu avoidremoval and impacts to trees to the extent feasible. City siaff shaU upp.ou" tn.alignment and construction method prior to issuance of construction;"_;;;
Finding: The stronn drainage pran and stormwater rine alignment was reviewed and
approved through the Site Work permit, SWl5_00031.

19' ImpactTees are requhed for each.¡ew singre-fam'y residence. The forowing impact
fees will be required and the applicable cost calculåted at the time of issuaoJ" oi-building permits for each¡esidenÍ"I Ti! Transportation, F,ire, Schools, parks,
General Government (SEpA), police (SEpA).

Ph9tne, The impact fees for parks, schools and Fire w r be paid upon issuance of theBuilding Permits for each lot. As st¿ted in No. 9 above, the General Govemment and
Police Mitigation will be assessed at that time, as well.

20' The fotowing crificar area regulation conditions shall appry prior to finar prat:
1) Permanent survey stakes shall be set to detineate the bìunãaries between criticat
area tracts and adjoining tots.
2) signs between critical area tracts and adjaceni rots shal be i¡staÌed, expraining
the type and value of the critical ¿rea.
3) The fìnal plat shal include langüâge to protect the criticar area tract from
development in perpetuity.

Findins Regarding #1 and #2, the stakes and signage have been noted on the final plat andwill be required to be insrarled priorto finalizatiJn oirhe site work permi ' n"Àãli"Ë+g,
the note preserving Tract A as critical area,/open space has been ad¿ø as plat Nãte ñà]i
on sheet 2 of the Final plat drawings. es conditióned below, additional r*goug" * it"added to the plat defining Tract A as a Native Growth protection Easement.

2L The ApplicanfDeveloper shan review the NW Inneswood place cur-de-sac area todetermine if a recorded easement or plat restriction exists, and if removar isnecessary and desirable. If 
,so, the ApplicanfDeveloper shall comply with theeasement or any condition of the adjacent plat requiring th" 

"ar"mäoi 
,rol"., uìburdened property owners and the ApplicanfDevelãper agree to ân alternative.

++bg As stated by rhe applicant in rhe preliminary plat condition letter, Exhibit No. 4,"No easement or plat restriction is apparent.,'

2" The Applicanfl)eveloper_shatl_cooperate with Cify parks and Development
Services to locate the trail sirnitar to that shown oo f*nitit ¿.

Eindine: The general location of the tra is indicated on the Final plat drawings. The
final location of the hail w r need to be reviewed and approved by the city príor toinstallation as required in Condition No. 3.
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åffitdpeî.ff iäî:""ftoi*TitJ* plans, the Administration recomnends that the
u0004. as oresenrê; ,. .u- "_-iT11 

plat application- for nrovidence ntdle, iti;ñ;. öi500004, as presenre¿ln ru st"rR;;Jã;ããËä# i;:;åï:ïi,ä'ïf:,äii:ìlilïlj*,,o,,.,
1' T¡act A shall be labeled as a Native G¡owth protection Easement on sheet 3 and sheet 4.
2. Plat Nofe No 1 cÍ,.11 

'.- -^,;^^:

The Criticar Area 
lraS .convelts 

to the pubríc a beneficiar ínterest in the rand withín thesensitive area tract. This interest incrudes nhe ptreseruation of native *g"ià;io,foi ott
";#"ii;^::::::f,thepubric 

heatth,,"¡"i í,¿ i"ru)":,;;;;ä;;;2","r;i,"ì¡**u

^,un",*";;;;;äüÍ,äif flil!!,"ffi':i,ï:!",;X,:;ii;Ì;;;;,;""ú;ïoccupiers of the tand subject to thL mct ihe oäisr1øyr, enþiceabte o,n.i)iìtf o¡thepubtic by the city of hsiquah, ,, t"àr" ,li,ürË"a ,u' ,lJ^.àräîn;;;;;:;t;",within the tract. rhe vegitation -¡tni" tnî-ät'*av not 
.be cut, prri¿,-ï"rîr"¿ u nu,removed or damaged 

.wíthout appro*t t" *iiïgfro^ r;" C;;;i;;ä;;Z:;tr,successor agencv, unress otherwise provided bv'raw. o".rrí,"i,iã-lålii. ,"¿ r"*r,concerns shall be consídered by thi City *n"r'r"r.itting the cutting, pruning orremoval of living or dead vegeiation. 
.

3. The Applicant shall bond for the hail segrnent through parcel A and Tract A prior torecording the finar plat. The.arignm""r 
"iriäLäil .älr be determined i¡ the field ro avoidrmpacts to existing trees and vegetation *¿ ," t"iiã"""__odate the topography.t 

ilÏJ'tJ'Ï1'"'*11Jiii,ff ffið:ï iïffii'" "*, 
after approvar orthe randscape

t 
Y#:eïi-å:8,;;S;:å.justrnents may be made to the Final plar ar the discrerion of the
mylars. ' rent services Department, prior to recording 

"rtl" i'ìrîËl"t
6' Prior to the appricant recording of the Final prat with King county, the necessary sip¡aturesof City representarives must bã signed; ,h; ;;i;;' ,Ëts.t 

#:;1å:t;îlìl:,1,"îî" the approved Final plat with the Kins counry Deparhnent of

8' A copy ofthe recorded Finar prat packages shat be provided to the Deveropment servicesDepa¡rrnenr within ten fi o¡ auyr oi.".ã?ãü;th dïäg counrv Deparrment of Recordsand Elecrions. the appìicant sha, ¿so suuÀ-it ari;Ë;;r" copy of the plats in a formaracceptable to the public Wo¡ks Department. 
---

Exhibits
1. Vicinity Map

\"ll,Y:t!{t b:-,":,qr" include the fouowing:
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2. Fnal Plat Application, dated June 28, 2016.

3. Preliminary Plat Plans, PP13-00005.

4. Preliminary Plat Condition Letter, dated September 27,2016.
5. Hearing Examiner Preliminary Plat Findings, conclusions, and Decision, signed April 10,

20t5.
6. Final Plat Plan Sheets 1-4, dated September 23,2016.
7. Public Meeting Notice to Parties of Record.

' 8. Bond Summa¡y a¡d Public Works Director Letter (To be submitted at Public Meeting).
9. Final Plat StaffReport, dated lanuary 26,2016.

10


